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I. INTRODUCTION

The South Rockford Redevelopment Plan has been prepared as a guide for the
development and revitalization of an area in Rockford traditi onally known as South
Rockford. The South Rockford Redevelopment Project Area is located directly south of
the traditional central business district of downtown Rockford. The project area is
bounded in general by Chicago Northwestern railroad tracks on the north, the Rock River
on the east, Graham Street on the south, and . Winnebago Street, Morgan Street, S.
Church Street, Knowlton Street, and S. Main Street on the west. The history of the South
Rockford Redevelopment Project Area can be traced back to the growth and development
of the “Water Power District” industrial area during the mid- and late- 1800s and the
South Main Street business district as a “satellite downtown” at and following the turn of
the century. The majority of the commercial structures were built between 1900 and
1940. The commercial area attained its peak in activity from the 1920’s through the
1960’s, featuring a variety of commercial uses that drew customers from well beyond the
surrounding neighborhoods. The industrial area has been in continuous use, although the
levels of activity and employment have decreased significantly.

Little construction activity or other physical changes have occurred since the
1950’s. The economic and physical decline of the South Rockford neighborhood began
during the 1960°s as Rockford began its rapid commercial and residential growth
castward toward the I-90 Tollway; the economic and physical decline continues to this
day.

The South Rockford Redevelopment Project Area has been found to be a

conservation area as defined by the Tax Increment Allocation Redevelopment Act,

Illinois Compiled Statutes, Chapter 65, 5/11-74.4-1 (hereinafter referred to as the “Act”).
A conservation area means any improved area within the boundaries of a redevelopment
project area in which 50% or more of the structures in that area have an age of 35 years or
more, and because of a combination of three or more qualifying factors is detrimental to

the public safety, health, morals, or welfare. In the case of the South Rockford



Redevelopment Project Area, the qualifying factors are obsolescence, depreciation of
physical maintenance, and deleterious land use or layout. It is important that the South
Rockford Redevelopment Project Area be revitalized and strengthened to ensure that it
will contribute to the economic, physical, and social well-being of Rockford.

The South Rockford Redevelopment Project Area, on ihe whole, has not been
subjecti to growth and development through investment by the private sector and would
not reasonably be antlclpated to be developed without the 1mplementat10n of the redev-
elopment plan. The lack of growth and private investment is further demonstrated by the
presence of long-standing vacancies, the underutilization of existing structures, the high
turnover rate among commercial tenants, and the lack of activity in response to public
investments. The lack of growth and private investment is readily apparent to even
casual observers.

The redevelopment plan is designed to encourage the retention of existing
businesses and to stimulate private investment and redevelopment through public actions
and commitments. It does not propose to substitute public investment for private
investment. Rather, public investment will be used to transform the South Rockford
Redevelopment Project Area into a stable environment that will encourage the retention
of existing businesses and attract private investment. The City, therefore, commits itself
through the adoption of the plan, to the implementation of a comprehensive program for
the redevelopment of the South Rockford Redevelopment Project Area.

The South Rockford Redevelopment Project Area is expected to have only
minimal impacts upon the other taxing districts. Little or no additional residential
development is anticipated, thus avoiding increased service demands upon the Rockford
Public Schools, Rock Valley College, Rockford Park District, and the Rockford Public
Library. No service demand impacts are anticipated for the Greater Rockford Airport
Authority, Winnebago County, and Winnebago County Forest Preserve. The Rock River
Water Reclamation District may benefit financially from the proposed redevelopment
activities, which would tie into existing sanitary sewer lines. The taxing districts may be
impacted by the loss of new tax revenues due to the incremental growth of equalized

assessed values within the South Rockford Redevelopment Project Area; however, it



should be noted that without the creation of the South Rockford Redevelopment Project
Area to stop and reverse the economic and physical decline evident, the other taxing
districts could experience the stagnation or loss of existing tax revenues from this area.
In view of the minimal impacts likely to result from the creation of the South Rockford
Redevelopment Project Area, the City of Rockford has determined that no programs to
mitigate any impacts upon the other taxing districts are needed.

To assure that the required i)ublic support is forthcoming, the City pr\‘or_)os:es, pur-
suant to the Act, to create the South Rockford Redevelopment Plan and Project; to define
a South Rockford Redevelopment Project Area on the southwest side of Rockford; and to
finance the public costs of redevelopment with proceeds derived from property tax
increment revenues and other public resources if necessary. Tax increment financing
must assume the lead role in catalyzing private redevelopment by eliminating the adverse
conditions, which have discouraged the retention of existing businesses and precluded
intensive private investment in the past. The South Rockford Redevelopment Plan and
Project can enable the City to join as a partner with the private sector in a unified public-
private redevelopment effort for the South Rockford Redevelopment Project Area.

The City of Rockford cannot implement this Redevelopment Plan, due to the
magnitude of the public investment that is required, without the use of tax increment
financing. The ultimate benefit of the Redevelopment Plan and Project will accrue to the
City as a whole in the form of an expanded property tax base, improved retail services,
and the creation of employment opportunities.

II. SOUTH ROCKFORD REDEVELOPMENT PROJECT AREA BOUNDARIES
(Refer to Map A)

The boundary of the South Rockford Redevelopment Project Area is described as
follows: Commencing at a point on the West Right-of-Way line of South Winnebago
Street 141.0 feet South of the South Right-of-Way line of Cedar Street; thence Soufherly
along said West Right-of-Way line of South Winnebago Street to the North Right-of-
Way line of Morgan Street; thence East along said North Right-of-Way line of Morgan
Street to the West Right-of-Way line of South Church Street; thence South along said
West Right-of-Way line of South Church Street to the North Right-of-Way line of



Knowlton Street; thence East along said North Right-of-Way line of Knowlton Street to
the West Right-of-Way line of South Main Street; thence South along said West Right-
of-Way line of South Main Street to the North Right-of-Way line of Lincoln Avenue;
thence East in a straight line to the intersection of the South Right-of-Way line of Graham
Street and' the East Right-of-Way line of South Main Street; thence East along said South
Right-of-Way line of Graham Street and its extension to the West bank of the Rock
River; thence Southeast to the Southern tip of a 423 acre (more or less) island in the
Rock River located in Sections 27 and 26-44-1; thence Northerly along the East side of
said island to the Northern tip of said island; thence West to the intersection of the West
bank of the Rock River and the East Right-of-Way line of vacated Buchanan Street;
thence North along the West bank of the Rock River to the Northerly Ri ght-of-Way line
of the Chicago and Northwestern Railroad Company, said point being approximately
156.3 feet South of the South Right-of-Way line of Cedar Street; thence West along said
railroad Right-of-Way to the West Right-of-Way line of South Church Street; thence
Westerly along a line 175 feet South of and parallel with the South Right-of-Way line of
Cedar Street to the East Right-of-Way line of South Court Street; thence Northerly along
the said Easterly Right-of-Way line of South Church Street 104.0 feet to a point 71.0 feet
South of the South Right-of-Way line Cedar Street; thence West along a line parallel with
and 71.0 feet South of Cedar Street to a point 165.0 feet East of the East Right-of-Way
line of South Winnebago Street; thence South along a line 165.0 feet East of and parallel
with the East Right-of-Way line of South Winnebago Street a distance of 70.0 feet;
thence West in a straight line to a point on the West Right-of-Way line of South
Winnebago Street 141.0 feet South of Cedar Street; all situated in the County of
Winnebago and State of Illinois.

Said district may also be legally described as follows:

Church and Robertson’s Addition Block 5 (including the resubdivision of Block 5),
0,7,8 (including the subdivision of Lots 4,5,6, and 7 in Block 8).9,10,15,16,17, 18
(Including W.F. Stewart’s Subdivision of Lots 1,2, and 3 in Block 18), 19, 20, 21,
22,31,33,36 and 37;



All of the Rockford Water Power Company’s Plat; And all of the land lying between
the Rockford Water Power Company’s Plat and the Rock River;

All of the land in Sections 22 and 27-44-1 lying North of Church and Robertson’s
Addition, South of Cedar Street, East of South Winnebago Street, and West of South
Wyman Street, including Leavitt’s West Rockford Blocks 1,2, 3 (excepting the Northerly
156.3 feet of Block 3), 18 (excepting the Northerly 156.3 feet of Block 18), 19, 20, 21 )
(excepting the Northerly 120.0 feet of Block 21), and 36 (excepting the Northerly 71 0
feet of Block 36 and excepting the Southerly 70.0 feet of the Northerly 141.0 feet of the
Westerly 165.0 feet);

Tract A on the Plat of Survey lying adjacent to the South of Block 3, Leavitt’s West
Rockford;

Lots 1, 2, 3, and 4 of the Subdivision of land lying between the West ¥ of Block 1 of
Leavitt’s West Rockford and Church and Robertson’s Addition;

Church and Robertson’s 3" Addition Blocks 38, 39, 40, 41, and 42; And the additional
Tract East of Lot 5 in said Block 38; And all of the land between Church and Robertson’s
3" Addition and the Rock River;

O. Dickerman’s Addition Blocks 1 and 2;

Lots 1,2,3,4,5,6,7,8,9, 10,11, 12, 13, 14, 15, 16, 17,18, and 19 as designated upon
the Assessor’s Plat of the South % of Section 27-44-1 as recorded in Book 2 of Plats on
Page 240 in the Recorder’s Office of Winnebago County; And the land lying South of
said Lot 16, East of Said Lot 18, and Northwest of the Rock River;

All of R.P. Lane’s Addition;

Montague’s Addition Block 3;

W.A. Knowlton’s Addition Block 1;

The 4.23 acre(more or less) island in the Rock River located in Sections 27 and 26-44-
L

All vacated streets and alleys lying adjacent to any of the above-described subdivisions,

blocks, and/or lots;

all lying situate, and being in the City of Rockford, County of Winnebago and the State

of Illinois.
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III. OBJECTIVES OF THE SOUTH ROCKFORD REDEVELOPMENT PLAN

1.

2

.

Preserve and create an environment within the South Rockford Redev-
clopment Project Area which will protect the health, safety, and general
welfare of the City.

Reduce, retmove and alleviate detrimental conditions, including environmental

issues; check decline and detenoratlon in order to prevent the South Rockford

Redevelopment Project Area from becoming blighted, through rehabilitation,
adaptive reuse or elimination of substandard and obsolescent buildings which

presently detract from the functional unity, aesthetic appearance and economic

welfare of this Area; and establish the means to prevent recurrence of such
conditions.

Enhance the economic well-being and strengthen the commercial and indus-

trial sectors within the South Rockford Redevelopment Project Area by en-
couraging private investment and reinvestment, through the use of public
financing vehicles, to increase business activity, create new job opportunities,

and to enhance and restore the property and sales tax base of taxing districts

extending into the Area.

. Address the need for economic feasibility, cost efficiency, and economies of

scale in development through encouraging coordinated development of func-
tionally and aesthetically integrated projects through prudent appropriate ac-
quisition and assemblage of parcels and structures for rehabilitation, adaptive

reuse or clearance.

Encourage common management in development projects which may provide

-cost efficient maintenance, utilities, and other annual costs; and may also pro-

vide coordinated marketing techniques and strategies.

Improve appearance of buildings, rights-of-way, and open space, and encour-
age high standards of design to create an attractive environment, compatible
with efficiency of operation and economic relationships.

Emphasize and preserve unique features within the South Rockford

Redevelopment Project Area to distinguish it from other areas within the City.



8. Maintain adequate and safe vehicular and pedestrian circulation and adequate
off-street parking in locations easily accessible for patrons and other users of
the retail, industrial, and residential projects.

9. To improve the quality of residential housing within the South Rockford

-Redevelopment Project Area through rehabilitation, élimiﬁation ot vz.lcam |
dilapidated units, construction of new units, and the reduction of over-.
crowding.

TABLE 1.
SOUTH ROCKFORD REDEVELOPMENT PROJECT AREA
PROPERTIES TO BE ACQUIRED
(Refer to Map B. Property Acquisition Plan)

PROJECT PARCEL NUMBER COST ESTIMATE*
Shopping Center in the blocks bound by Loomis, Rock, Lane. and S. Main Streets:
211 Knowlton Street 207D-945 $41,000

206 Lane Street 207D-709 ' $55,000

210 Lane Street 207D-708 $31,000

214 Lane Street 207D-707 $77,000

218 Lane Street 207D-701 $37,000

212 Loomis Street 207A-650 $2,000

1204 S. Main Street 207A-642 City-owned
1208 S. Main Street 207A-643 $150,000

12XX S. Main Street 207A-644 $10,000

12XX S. Main Street 207A-645 $5,000

1222 S. Main Street 207A-646 $5,500

1224 S. Main Street 207A-647 $10,000

1234 S. Main Street 207A-648 $125,000

1304 S. Main Street 207A-683 $12,000

1306 S. Main Street 207A-684 $5,000

13XX S. Main Street 207A-685 $260,000

1316 S. Main Street 207A-941 included above



1320 S. Main Street 207A-942 $64,000
1326 S. Main Street 207A-943 $69,000
1334 S. Main Street 207A-944 $84,000
1404 S. Main Street 207D-950 City-owned
1408 S. Main Street 207D-951 $100,000
1412 S. Main Street 207D-952 $10,000
1418 S. Main Street 20}_’D-953 City-owned
XXXX S. Main Street 207D-954 $6,000
1424 S. Main Street. 207D-955 $152,000
1428 S. Main Street 207D-956 $45,000
1504 S. Main Street 207D-702 $70,000
1510 S. Main Street 207D-703 $52,000
1514 S. Main Street 207D-704 $76,000
1516 S. Main Street 207D-705 $65,000
220 Montague Street 207A-682 $45,000
1235 Rock Street 207A-649 $120,000
1XXX Rock Street 207A-686 $50,000
1329 Rock Street 207D-946 $65,000
XXXX Rock Street 207D-963 $5,000
XXXX Rock Street 207D-962 $4,000
XXXX Rock Street 207D-961 $5,000
XXXX Rock Street 207D-960 $5,000
1517 Rock Street 207D-706 $5,000
1519 Rock Street 207D-734 $60,000
15XX Rock Street 207D-733 $4.000
SUB-TOTAL $1,986,000

New Residential Construction

Addresses

property codes

acq. cost est.

411 Morgan Street
410 Kent Street

207A-390
207A-393

$ 5,000
15,000



1110 S. Church Street 207A-465 3,000

1116 S. Church Street 207A-466 5,000
326 Montague Street 207D-748 3,000
315 Knowlton Street 207D-742 - 5.000
SUB-TOTAL - o $ 36,000

*Includes estimated acquisition and relocation.

IV. COMPREHENSIVE PROGRAM FOR REDEVELOPMENT OF THE
SOUTH ROCKFORD REDEVELOPMENT PROJECT AREA

A. Redevelopment Project Activities - The following redevelopment project
activities shall be implemented to reduce or eliminate those adverse conditions,
the existence of which qualified the South Rockford Redevelopment Project Area
as a conservation area. The activities may include, without limitation, the

following:

1. Planning and Professional Services - Studies and surveys, plans and

specifications; professional services including, but not limited to, architec-
tural, engineering, legal, marketing, financial, appraisal, planning or spe-
cial services.
2. Acquisition - Property assembly, including, but not limited to, acquisi-
tion of land and other property, real or personal, or rights or interests
therein, demolition of buildings, and the clearing and grading of land.
The City may pay relocation costs to the extent that the City determines
that relocation costs shall be paid or is required to make payment of re-
location costs by Federal or State law.

Properties identified to be acquired on Table I and Map B of this
Redevelopment Plan may be acquired by the City of Rockford and
either (1) be sold or leased for private rehabilitation or redevelopment,
or, (2) cleared of all improvements and sold or leased for private redev-
elopment, or, (3) sold, leased or dedicated for construction of public

works or improvements. The City of Rockford may determine later



that to meet the redevelopment objectives of this plan, certain other
properties not scheduled for acquisition should be acquired, or that cer-
tain properties scheduled for acquisition should not be acquired, or that
acquisition should take place at different times than is described in this
plan. Tf the City of Rockford makes such a déterﬁination, it may, by
resolution, modify the acquisition schedule to add or remove such pro-
perties, without amendment of this redevelopment plan. -
3. Rehabilitation - Rehabilitation, reconstruction, repair or remodeling of
existing buildings and fixtures. A rehabilitation program to improve the
physical conditions and appearances of buildings in the South Rockford
Redevelopment Project Area may be made available for a length of time
and dollar amount specified by the Rockford City Council. All existing
commercial and industrial buildings in the project area will be eligible.
High standards of design will be encouraged.

The Rockford City Council may go out for proposals for the rehab-
ilitation or redevelopment of any City-owned property in the project area.
The City may also choose to participate on a case-by-case basis in the
rehabilitation of other properties in the South Rockford Redevelopment
Project Area if determined necessary by the Rockford City Council.

4. Public Improvements - Construction of public works or improvements
may include, but is not limited to, street construction, street resurfacing,
new sidewalks, new curbs and gutters, lighting, and landscaping.

5. Issuance of Obligations - The City may issue obligations to provide for

redevelopment project costs. The City may allocate funds from either -
the issuance of such obligations or the South Rockford Special Tax
Allocation Fund to pay financing costs, including but not limited to all
necessary and incidental expenses related to the issuance of obligations
and which may include payment of interest on any obligations issued
accruing during the estimated period of construction of any redevelop-

ment project for which such obligations are issued and for not exceeding
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18 months thereafter, and including reasonable reserves related

thereto.

6. Agreements with Other Taxing Districts - The City, to the extent the

City by written agreement accepts and approves, may pay all or a por-
tion of a taxing district’s capital costs resulting from the redevelopment
project necessarily incurred or to be incurred in furtherance of the ob-

jectives of the redevelopment plan.

7. Payment In Lieu Of Taxes - The City, to the extent the City by written
agreement accepts and approves, may make payment in lieu of taxes to
all of the taxing districts to compensate for temporary decreases in the
current equalized assessed value of property within the redevelopment
project area from the time of adoption of tax increment financing until
the current equalized assessed value exceeds the total initial equalized
assessed value of property in the project area.

8. Redevelopment Project Agreements - Subject to receipt and acceptance

of satisfactory project proposals pursuant to Section VI of this plan, the
City may acquire properties within the South Rockford Redevelopment
Project Area for resale or lease to private developers, development
corporations, or other bodies politic. These properties may include, but
are not limited to, the previously-identified sites (Refer to Map B.
Property Acquisition Plan).

IV. B. Redevelopment Project Financing

1. Estimated Redevelopment Project Costs - A summary of estimated redevelop-
ment project costs is shown in Table II. “Redevelopment Project Costs” mean
and include the sum total of all reasonable or necessary costs incurred or esti-
mated to be incurred, and any such costs incidental to this redevelopment plan
and redevelopment project. Such costs include, without limitation, the costs
for any and all of the redevelopment project activities described in Section IV,

A. of this plan.

The City is not subject to or liable for such cost unless the City determines



by Ordinance that said cost should be incurred and paid. Table II shows that it
1s estimated that approximately $29,500,000 will be incurred in total project
costs. The foregoing cost estimates may not take into account the rate of
inflation to be experienced during implementation of the redevelopment
project and plan Cost esiiuiates may be increased by the actual rate of
inflation pertaining to the nature of the cost to be incurred. The estimate for
total projéct.costs, taking into account specific rates of inflation in reference to
particular costs to be incurred, is intended to impose a ceiling on total
redevelopment project cost. It is also intended, however, that the City may
make, by resolution of City Council, adjustments in line categories of cost

estimates or establish new categories permitted by the Tax Increment Alloca-

tion Redevelopment Act without the necessity of plan amendment.

- The Sources of Funds to Pay Redevelopment Project Costs - Five principal
sources of funds may be utilized to pay redevelopment project costs. These
are: (1) income from the sale or lease of publicly-owned properties to be
rehabilitated or redeveloped; (2) real estate tax increment revenues; (3)
revenues from the leasing of parking facilities in the project area; (4) revenues
from the Redevelopment Fund of the City of Rockford; and (5) other sources
of revenue including taxes levied and collected on any and all property in the
City of Rockford. There may be other sources of revenue that the City

determines are appropriate to allocate the payment of redevelopment project

costs. Funds received from these sources will be deposited in a South Rockford

Special Tax Allocation Fund to pay redevelopment project costs or to retire
Obligations issued to pay redevelopment project costs. The sources of funds to
pay redevelopment project costs are summarized in Table III.

a. Property Disposition Proceeds Estimates - Proceeds from the sale or

lease of publicly-owned or publicly-acquired properties in the project
area may be allocated to the South Rockford Special Tax Allocation
Fund to pay redevelopment project costs or to retire obligations issued to

pay redevelopment project costs. However, the disposition of such



properties may involve the sale or lease of said properties for less than

the fair market value.

TABLE I1.
SOUTH ROCKFORD REDEVELOPMENT PROJECT AREA

Summary of Estimated Redevelopment Project Costs

Estimated Total

Project Costs
1999 - 2022
1. Planning & Professional Expenses $ 1,000,000
2. Acquisition & Related Expenses 2,500,000
3. Rehabilitation & Construction 20,000,000
4. Public Improvements 1,000,000
S. Issuance of Obligations 1,000,000
6. Agreements with Other Taxing Districts -0-
7. Payment In Lieu Of Taxes -0-
8. Redevelopment Project Agreements __ 5,000,000

TOTAL $ 29,500,000



TABLE IV
SOUTH ROCKFORD REDEVELOPMENT PROJECT AREA

Summary of Equalized Assessed Values

Block Equalized Assessed Value
1 $794,285
2 $140,731
5 $202,067
6 $6,411
8 $121,400
9 $28,006
10 $0

15 $18,586
16 $93,709
17 $160,204
18 $193,944
19 $19,373
20 $68,958
21 $119,505
22 $79,776
31 $119,622
32 $64,200
35 $85,682
36 $75,890
36B $32,789
36C $64,872
37 $357,045
38 $33,471
39 $50,150
40 $30,889
41 $93,960
42 $77.929
Total E.A.V. $3,133,454

b. Real Estate Tax Increment Revenues - The term “real estate tax incre-
ment revenues” as used in this plan refers to those tax revenues resulting
from the application of the Act, Section 11-74.4-8(b), to real property in
the South Rockford Redevelopment Project Area.

(1) The Equalized Assessed Valuation of the Redevelopment

Project Area. As of January 1, 1999, the equalized assessed




value of real estate within the South Rockford Redevelopment
Project Area amounted to $33,133,454. A summary by blocks of
the equalized assessed value within the project area is set forth in

Table IV above.

(2) Estimaic of Real Estate Tax Increment Revenue. The current -

(1999) increment of equalized assessed valuation in the South

Rockford Redevelopment Project Area is $363,574.
(a) The sum of the current tax rates of the taxing districts
extending into the project area is .11603. Multiplying this
total tax rate by the increment of equalized assessed valua-
tion produces real estate tax increment revenues of
$363,574.
(b) Projected revenues for the duration of the South
Rockford Tax Increment Financing District are calculated
at a modest 2% increase per year. These projections
assume that tax rates will remain comparable to 1999 rates.
These real estate tax revenues may be deposited in the
South Rockford Special Tax Allocation Fund to pay for
redevelopment project costs or to retire obligations issued
to pay redevelopment project costs.

c. Parking Enterprise Fund. The Parking Enterprise Fund was es-

tablished to provide for the maintenance of the municipal off-street
parking system. This system currently includes 20 off-street park-
ing lots and four parking structures, of which three off-street
parking lots lie within the South Rockford Redevelopment Project
Area.. The fund receives revenues from monthly leased spaces,
parking fines, interest and, on occasion, sale of properties. The
City may allocate funds from the Parking Enterprise Fund to the

South Rockford Special Tax Allocation Fund to pay for parking



